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TITLE DISCUSSION OF HACIENDA TRANSIT ORIENTED DEVELOPMENT

STANDARDS AND DESIGN GUIDELINES

SUMMARY

The Hacienda Task Force has met since March 2010 and has worked with City staff and
several consultants to draft guidelines and development regulations that will be used to
evaluate mixed use or residential projects on three vacant sites near the
PleasantonDublin BART station The Task Force now has a draft document Attachment
1 Pleasanton TOD Standards and Design Guidelines and wishes to update the Planning
Commission and City Council on progress Staff is seeking feedback from the City
Council and Planning Commission regarding any additional feedback they need from the
Task Force before formally reviewing the standards and guidelines in early 2011

RECOMMENDATION

Hear presentation and public input and provide feedback regarding the topics the Task
Force should work further on

FINANCIAL STATEMENT

Consideration of the draft Hacienda Transit Oriented Development Standards and Design
Guidelines will have no fiscal impact on the City The fiscal impact of future development
under these standards and guidelines will be analyzed at the time a development project
is considered



BACKGROUND

Early in 2010 the City Council confirmed a 21member Task Force with the mission of
drafting guidelines and development regulations that will be used to evaluate mixed use
or residential projects on sites near the PleasantonDublin BART station The idea of
creating a lively pedestrianoriented mixed use development with additional housing
near BART in the Hacienda business park is embodied in PleasantonsGeneral Plan and
is seen as consistent with the Plans sustainable development theme In addition three
owners of properties close to the BART station expressed interest in the potential for
residential or mixed use development rather than building the officeRD development
which is already entitled

The Task Force has held fourteen meetings since March including a field trip to sites in
the south bay and east bay and has discussed various aspects of Transit Oriented
Development including the feasibility and best location for retail development the
appropriate design of Owens Drive and impacts on traffic circulation the appropriate
density and design of residential development the need for and appropriate location of
open space and pedestrian connections and impacts on schools and infrastructure The
last several meetings of the Task Force were devoted to reviewing and refining several
drafts of a document describing proposed development standards and guidelines

Among other requirements the Settlement Agreement in the matter of Urban Habitat v
City of Pleasanton included several provisions related to development in Hacienda
Business Park These required adoption of certain core standards related to density
affordability and unit mix for Sites 12 and 3 the WP Carey site just south of the BART
station the BRE site at Gibralta and Hacienda and the northern portion of the Roche
site on the south west corner of Gibralta and Hacienda respectively The agreement
also required the adoption of noncore development standards and guidelines According
to the agreement the noncore standards and guidelines for Hacienda must be adopted
by March 1 2011

HACIENDA TOD STANDARDS AND DESIGN GUIDELINES
The draft Pleasanton TOD Standards and Design Guidelines accompanying this report
Attachment 1 comprise the noncore standards and provide direction to developers and
property owners on the key components of use density building mass and height
setbacks architectural features parking access and street character The Standards
and Guidelines illustrate desired development on three vacant parcels near the BART
station in Hacienda and provide a framework for street improvements and connections
between the parcels and BART

The document includes

An Introduction section outlining the documentspurpose the development review
process the vision for development of the Hacienda TOD and two framework
diagrams providing context for future development and existing and future street
and pedestrian improvements
A listing of the core PUD regulations consistent with the Settlement Agreement
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Noncore standards retail and livework requirements and permitted uses
Development standards and design guidelines related to street design site
planning building types and architectural features
Illustrations and descriptions of six residential building types varying in density
from 14 units per acre to 80 units per acre various retail buildings and livework
prototypes

The document includes three types of guidance to developers Core PUD regulations
noncore standards and guidelines Although development project on sites 12 and 3 will
be required to meet all the Core Standards the City Council may exercise discretion in
the application of the other development standards if such proposals meet the intent and
purpose of the standards Some flexibility is warranted in order to comply with the
guidelines where specific site circumstances would make application of the guideline
infeasible produce an undesirable outcome that is counter to the Vision or where a
creative alternative clearly promotes the intent expressed in this document

DISCUSSION

The Task Force has reached tentative agreement on most of the topics covered in the
standards and guidelines A few areas remain where there are differences of opinion as
to the approach to be taken in the document These include

Retail The Retail Mixed Use Market Study Update Attachment 2 concluded that
a mixed use transit oriented development is well suited to accommodate a 45000
to 65000 square foot Urban Village at buildout featuring a series of small retail
spaces and anchored by a small specialty grocerdeli andor pharmacy The retail
study identified the Owens Drive area at BART as the primary location
Subsequent discussion among Task Force members explored the option of
starting with a smaller retail area andor moving the location along Gibraltar west
of Hacienda closer to the existing residential east of Hacienda and toward the
geographic center of employment Several questions remain regarding the amount
of retail space that can be initially supported whether or not it is feasible to start
with 5000 to 6000 square feet of retail with additional livework space that could
convert over time and whether or not the retail can be located both on Owens
Drive and on Gibraltar Drive and still maintain a critical mass as the new

residential sites are being development
Group Open Space The TOD Standards and Guidelines generally refer back to
the Citys zoning ordinance provisions for group open space The TOD open
space standards do not require the provision of private balcony or patio areas for
every individual unit and also offer incentives for development of a public plaza
area near the proposed Iron Horse Trail The Standards and Guidelines illustrate
minimum open space and lawn areas for inclusion on each site Many Task Force
members support the concept of group open space integrated into future
residential development and others believe a larger public park should also be
incorporated through a reduction to the group open space standard
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Residential Density The core development standards require residential
development at a minimum of 30 units per acre average and require at least
two building types be constructed on each site Allowing or encouraging
somewhat higher density development may allow the aggregation of larger green
spaces and a variety of product types

The City Council Planning Commission and Task Force may also wish to discuss other
topics covered in the Standards and Guidelines

SCENARIOS

In order to test the feasibility of the proposed standards and guidelines the consultant
has prepared illustrated graphics showing development on Site 1 using several of the
proposed residential prototypes and applying setback open space parking and other
standards These scenarios will be distributed to the City Council and Planning
Commission shortly before or at the meeting on December 16 as these scenarios were
not available at the time of writing of the agenda report

CONCLUSION

Although there is tentative agreement on most of the topics covered in the Standards and
Guidelines there are still questions as how the retail component group open space and
residential density should be addressed If necessary an additional Task Force meeting
can be scheduled The City Council and Planning Commission should indicate what
topics the Task Force should work further on

Submitted Approved by

Brian Dolan Nelson Fialho

Director of Community Development City Manager

Attachments

1 Study Session Draft Pleasanton TOD Standards and Design Guidelines
2 Hacienda Retail Mixed Use Market Study Update January 2010
3 Pleasanton TOD Study Parcel 1 Scenarios Not included with the packet to be

provided shortly before or at the meeting
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Map C: Planned and Proposed Retail Projects that Serves Hacienda and the Primary Trade Area 
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Map 
Ref. Project Name Location 

Sq.Ft. 
Retail Sq. Ft. Major Tenants Description Status 

A 
West Dublin 
BART Hotel and 
Retail 

Property adjacent 
to the future West 
Dublin BART 
Station; Dublin, CA 

7,500 
150- room hotel, 
7,500 sq ft retail 

Not Available 
Mixed use 

TOD 
Stage 1 PD 
approved 

B 
The Green at 
Park Place 
Retail Center 

SWC Hacienda 
Dr. and Martinelli 
Way; Dublin, CA 

305,000 305,000 Whole Foods Not Available 

Stage 1 & 2 PD 
approved. Building 

permits not yet 
submitted. 

C Fallon Gateway 

South of Dublin 
Blvd., West of 
Fallon Rd.; Dublin, 
CA 

311,000 
Up to 379,000 s.f. 

allowed Not Available Major retail 
center 

SDR under 
Planning review. 
PD Amendment 

Approved. 

D 
Dublin Ranch 
Area G Town 
Center 

South of Central, 
North of Dublin, 
Centered on 
Grafton; Dublin, 
CA 

Not 
Available Not available Not Available 

Commercial 
neighborhood 

village 

PD approved. SDR 
pending VC-6. 

E 
Grafton Plaza 
Mixed Use 
Development 

SEC of Grafton Dr. 
and Dublin Blvd.; 
Dublin, CA  

Not 
Available 

496,000 s.f. 
mixed-use 

development with 
235 potential units 

Not Available Mixed-use 
development Under review 

F Grafton Station 
Phase III 

East of Tassajara, 
South of Dublin; 
Dublin, CA 

133,446 

106,846 s.f. 
building, 16,600 
s.f.building, and 

10,000 s.f. 
restaurant.  

Not Available Retail 
development 

Approved 

G 
Avalon II @ 
Dublin Station 

North of I-580 
between DeMarcus 
Blvd., & Iron Horse 
Parkway; Dublin, 
CA 

25,000 SF 
405 apartment 

units and 25,000 
s.f. retail 

Not Available Mixed-Use? In planning review 

H 
CarrAmerica 
Corporate 
Center 

Corner of 
Rosewood Drive 
and Owens Drive; 
Dublin, CA 

10,000 Sf 

460,530 SF of 
new office, 

93,125 SF of new 
hotel, and 10,000 
SF of new mixed 

use retail 

Not Available Mixed Use In planning review 

I BART Property 
6110 Stoneridge 
Mall Rd.; 
Pleasanton, CA 

11,300 

322,344 sq. ft. of 
350 apartment 

units and 
approximately 
11,300 sq. ft. 

retail/commercial 
space 

Not Available Mixed Use Proposed 

J 
Stoneridge Mall 
Expansion 

1 Stoneridge Mall 
Rd.; Pleasanton, 
CA 

Not 
Available Not available Not Available 

Retail, 
Highway, 
Service 

Commercial, 
Business, and 
Professional 

Office 

Under Development 
Agreement 

Source: Strategic Economics, 2009.  
*A Fresh and Easy grocery store is planned to move into current tenant Express Fitness Center’s 15,585 square-foot lot in the Rose 
Pavilion Community Retail Center. 
 

Table 14: Planned and Proposed Retail Projects in the Hacienda and the Primary Trade Area* 
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Grocery and Pharmacy Assessment 
This section provides an overview of the current supply of grocery stores and drug stores serving 
the Hacienda PTA, focusing on the supply of the stores themselves irrespective of the 
characteristics of the centers in which they are located.  Grocery and drug stores are specifically 
evaluated here because they are typical anchor tenants for neighborhood retail projects, ensuring a 
neighborhood orientation as well as generating the customer levels needed to sustain other 
smaller support retail and restaurants.  Because of this and given the high level of demand for 
Food at Home and Medicine found in the previous buying power analysis, these types of stores 
are potential anchors for mixed use retail in Hacienda. 

Existing Supply of Grocery Stores 
Grocery stores serving the Hacienda PTA are shown in Map D and Table 15.  There are a total of 
four full-service chain grocery stores and one independent full-service store, Nob Hill Foods.  
Lucky’s and Nob Hill Foods are located just outside of Hacienda.  Three different Safeways ring 
Hacienda’s PTA at the northwest, northeast, and southeast corners.  There are also four large 
specialty or warehouse groceries, including Trader Joe’s, Gene’s Find Foods, Smart & Final and 
99 Ranch, as well as many smaller independent ethnic or health food specialty stores.   
 
The full-service markets currently located near the PTA are conventional mid-range to high-mid 
range stores.  While Nob Hill Foods has a somewhat higher end product offering than Safeway 
and Lucky’s, they do not have the full range of natural and organic products that characterize 
newer generation niche grocery stores like Whole Foods.  Pleasanton shoppers currently purchase 
organic produce and other specialty prepared foods at the very popular year-round Pleasanton 
farmers market.     
 
Over the past 10 years, the grocery industry has undergone dramatic change in response to the 
increasingly specialized and diverse food and household soft goods preferences of consumers.  
Consumer segmentation in the grocery industry has led to a proliferation of new store types 
targeting particular ethnic groups or lifestyles.  Trader Joe’s, for example, with its gourmet 
discount concept, serves as a regional draw in many areas, and also succeeds in shifting sales 
away from traditional grocery stores by offering staples such as eggs, milk and produce.  Grocery 
stores must be more responsive to the increasingly sophisticated tastes of consumers.  Research 
shows that many consumers shop in three or more different types of food stores.  At the same 
time, households are cooking less at home, and prepared foods have come to occupy a growing 
share of store space and sales.  Dream Dinners, located in Hacienda, is a recent prepared food 
concept where customers themselves prepare multiple entrees on-site to serve at home to their 
families throughout the week.   
 
Given the socioeconomic characteristics of the PTA’s households (affluent, educated families), 
there is a distinct lack of higher end grocery and prepared food shopping opportunities in the area.  
While increased consumer health consciousness increasingly drives this market segment, there is 
also a simultaneous trend away from home food preparation in response to the time constraints 
facing two-worker households.  Full-service natural grocery stores usually offer an extensive 
selection of freshly prepared gourmet takeout items to meet the needs of professional households.  
Even with the development of a Whole Foods in the Green at Park Place, there should still be 
unmet demand for gourmet grocery and deli food items from Pleasanton-side PTA residents who 
do not want to cross I-580 or deal with negotiating a full-size grocery to obtain a limited number 
of items, as well as office workers and transit users.   
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Existing Supply of Pharmacies 
Map E and Table 16 below show the nine drug stores located near Hacienda’s PTA, including 
the Walmart pharmacy located in Hacienda.  As the net supply/demand analysis shows (see 
Table 17, pg 50), there is currently some unmet demand for medicine and drugstore goods in the 
PTA.  Furthermore, the geographic distribution of existing drugstores is uneven, and Hacienda 
and northeastern Pleasanton are underserved, as can be seen on Map E.  Also, all of the 
drugstores serving the PTA are major chain drug stores or combo supermarket/drugstores such as 
Walgreen’s, Long’s and Safeway Food & Drug.  
 
Finally, the demographics of Pleasanton households point to potential for a niche-market drug 
store such as Pharmaca, whose concepts and merchandising target educated, moderately high to 
high income households.  Similar to supermarkets, drug store concepts and formats have 
segmented to target different demographic profiles.  These types of drug stores offer an extensive 
selection of natural products, health-oriented events and advice, in addition to traditional drug 
store products found at Walgreens.  
 
The higher end, natural concept drugstore trend is currently on hold due to the recession; 
Pharmaca is not currently considering new locations.  Furthermore, because they require a high 
volume of prescription sales to cover the costs of a high service model, these stores prefer to open 
new stores in a previous pharmacy location to take over their pre-existing prescription clientele.  
The only such possible opportunity near the PTA is the Medicap pharmacy, which is an 
independently owned franchise; all other pharmacies are major multiple outlet owner/operators 
that are unlikely to sell.  Nonetheless, once the retail sector of the economy is expanding again, 
the socioeconomic profile of Pleasanton/Dublin is likely to be very attractive to this type of 
drugstore and should be kept in mind for potential mixed use retail in Hacienda. 
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Map D: Grocery Stores that Serve Hacienda and the Primary Trade Area 



Retail Mixed Use Market Study Update | January 6, 2010 

  46 

 
 
 
 
 

Table 15: Grocery Stores in Pleasanton and Dublin near Hacienda 

Map Ref. Store Name Location 

PLEASANTON   

Traditional Full-Service Grocery Store   

1 Lucky 6155 W. Las Positas Blvd @ Hoypard 

2 Safeway  1701 Santa Rita Rd (near Cortez Ct) 

3 Nob Hill Foods 3112 Santa Rita Rd 

 Large Specialty Grocery Store   

4 Smart & Final 5775 Johnson Dr.  

5 Trader Joes 4040 Pimlico Dr (off Santa Rita Rd) 

6 Gene's Fine Foods 2803 Hopyard Rd 

Small Specialty Grocery Store   

7 Kamal Spices 6700 Santa Rita Rd 

8 Banou International 5321 Hopyard (near Owens and 580) 

9 Valley Health Mill 3037 Hopyard 

DUBLIN   

Traditional Full-Service Grocery Store   

10 Safeway 7499 Dublin and Amador 

11 Safeway 4400Tassajara Rd. and Dublin Blvd.  

Large Specialty Grocery Store   

12 99 Ranch Market 7333 Regional St 

Small Specialty Grocery Store   

13 India Spice House 6715 Dublin Blvd 

14 Namaste Plaza 6604 Dublin Blvd 

15 Sahara Market 6783 Dublin Blvd.  

16 Apna Bazar 7992 Amador Valley Blvd.  

17 Rahma Mediterranean Market  7108 Dublin Blvd.  

Source: Strategic Economics, 2009.  
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Map E: Pharmacy Stores that Serve Hacienda and the Primary Trade Area 
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Map Ref. Store Name Location 

Pleasanton   

1 Longs Drugs 4225 Rosewood Dr. 

2 Rite Aid 2819 Hopyard Rd. 

3 Walgreens 1763 Santa Rita Rd. 

4 Lucky 6155 W. Las Positas Blvd 

5 Medicap Pharmacy 1989 Santa Rita Rd. 

6 Medicine Shoppe  4271 1st St. 

7 Walmart 4501 Rosewood Dr.  

Dublin     

8 Longs Drugs 7201 Regional St.  

9 Safeway Food and Drug 4400 Tassajara Rd.  

10 Safeway 7499 Dublin Rd.  

Source: Strategic Economics, 2009.  
 

Table 16: Pharmacies in Pleasanton and Dublin near Hacienda 
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Previous sections have first, modeled the demand for daily/weekly needs goods and services in 
Hacienda’s Primary Trade Area that can realistically be captured by stores in Hacienda, and, 
second, inventoried the supply of existing and pipeline local-serving retail that serves this trade 
area.  Demand and supply are, however, only two of the three critical factors that determine 
where retail will thrive, particularly the kind of retail that works in a mixed use setting.   
 
Strategic Economics refers to this third factor as “place,” and it includes all of the site 
characteristics that retailers consider when selecting locations, as well as the design of the retail 
space and its relationship to the street.  All retail is sensitive to traditional site location criteria 
such as visibility and access to freeways and major arterials, average daily traffic, preferred co-
locating retailers, and critical mass of retail.  Mixed use retail, which integrates retail into settings 
that also include housing and/or office, has even greater locational and physical design 
sensitivity, including frontage of retail on the street, access to pedestrian traffic, visual distinction 
from other uses, and the immediate proximity of retailers to one another, unseparated by parking.  
 
This section first describes the net supportable square footage of local-serving retail in Hacienda, 
as determined by the demand models and supply inventory. It then evaluates the current 
development opportunity sites in Hacienda from a retail site selection and development 
perspective.  It also presents lessons learned from recent mixed use retail development projects 
serving Hacienda’s Primary Trade Area.  Finally, it lays out the recommended site, format and 
tenant mix for mixed use retail in Hacienda, developed by Strategic Economics and Craig 
Semmelmeyer of Main Street Properties Services, Inc.  

NET SUPPORTABLE RETAIL SQUARE FOOTAGE  
Table 17, below, summarizes the net outcome of the local-serving retail demand and supply 
analyses.1  Given the number of mass market-oriented restaurants and the location of a WalMart 
in Hacienda, demand for additional food away from home and general retail merchandise is 
negative, even under the future growth scenarios.2  Demand for food at home and medicine, 
however, is sufficient to support an additional full-service supermarket and a traditional 
drugstore, even without project growth in Hacienda households.3   
 
 
 
 
 
 
 
 

                                                      
1 Because the demand analyses were calibrated via capture rates to project the supportable retail square 
footage in Hacienda, the supply inventory that is netted out consists of the retail supply in Hacienda only, 
rather than the total supply inventoried. 
2 Please note that the future growth scenarios do not project future growth in the PTA, only in Hacienda. 
3 New contemporary full-service supermarkets (such as Safeway) are between 40,000 and 55,000 square 
feet; new contemporary drugstores (such as Walgreen’s) are approximately 10,000 to 20,000 square feet, 
except in very urban settings. 

IV. MIXED USE RETAIL OPPORTUNITY 
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The results of these analyses should be considered alongside of the demographic profile of 
households in Hacienda’s Primary Trade Area, the types of retail site opportunities in Hacienda, 
and the currently evolving nature of retail development.  As discussed in Section II, households in 
Hacienda’s Primary Trade Area are largely affluent and educated.  The current range of restaurant 
types in Hacienda likely does not capture many of the higher end meals eaten out by PTA 
households, who go elsewhere for those types of dining experiences.  New restaurants that 
provide different eating opportunities, especially gourmet or locally produced/organic/natural 
foods, should thrive given the right ambience and physical setting. Furthermore, new restaurants 
such as these should not negatively affect the existing restaurants in Hacienda, given their 
different orientations. 
 
The same is true of the general merchandise shopping opportunities in Hacienda: Walmart does 
not serve all of the daily/weekly shopping needs of the affluent households in Hacienda’s Primary 
Trade Area.  It derives many of its customers from traffic on I-580 and does not cater to the 
particular needs of local households.  Retailers who target wealthier, more educated households, 
like those in the Primary Trade Area, should find a niche in Hacienda. 
 
It should also be noted that the demand estimates used in this report are conservative.  Due to 
limitations in data, these estimates do not include demand generated by transit users, non-office 
employees in the park and future residential growth outside of the Primary Trade Area.  Each of 
these sources can be expected to produce demand for additional retail development in the park.   
 
The next section, Opportunity Sites in Hacienda, discusses the types of development 
opportunities in Hacienda in detail.  Even though the demand/supply analysis shows support for a 
full-service grocery and conventional drugstore in Hacienda, it is unlikely that the sites available 
could attract such retailers, given that chain supermarkets and drugstores usually require frontage 
on roads with at least 30,000 average daily trips.  The pent-up demand for groceries and drugstore 
goods is substantial, however, and points to a market opportunity for smaller specialty groceries 
and pharmacies/natural health centers that appeal to select customers based more on differentiated 
goods, higher quality and service, rather than strict convenience.  
 
Finally, the existing retail centers in Hacienda are 14 to 23 years old, and all are strip or stand-
alone large format centers.  None of them have a physical environment that creates a shopping 
experience.  As the retail development supply for the area shows (see Pipeline Supply, pg 39), 
households with the demographic characteristics of Hacienda’s PTA want opportunities to do 
daily/weekly needs shopping in places with ambiance and character. 

 

Supply Demand Net Demand 
Low 

Growth 
Net 

Demand 
High 

Growth 
Net 

Demand 

Food Away from Home  73,121 61,762 -11,359 71,339 -1,782 81,729 8,608 

Food at Home 8,600 54,739 46,139 63,901 55,301 71,339 62,739 

Medical (est. as 
component of Walmart) 

3,000 15,097 12,097 17,843 14,843 19,673 16,673 

Various Merchandise 281,819 129,775 -152,044 150,400 -131,419 170,616 -111,203 

Source: Strategic Economics, 2009.  
 

Table 17: Net Retail Supply and Demand in Hacienda, by Type 
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OPPORTUNITY SITES IN HACIENDA 
This section illustrates the primary opportunity sites under consideration in Hacienda (Map F), 
and characterizes each according to size, location, visibility and access.  This information is used 
to inform recommended land uses for each site, also included in this section.   
 
Opportunity sites in this section are categorized as “core planning sites” which have been 
identified by the City as the sites most likely to accommodate future development or “additional 
opportunity sites” which are not being immediately considered and are not currently appropriately 
zoned, but may in the future contribute to the success of the development.  
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Map F: Opportunity Sites in Hacienda 

 

Source: City of Pleasanton, Strategic Economics 2009



Retail Mixed Use Market Study Update | January 6, 2010 

  53 

Core Planning Sites 
 

1. BART 
 
Size: 15 acres  
Frontage: Owens Drive and I-580 
Proximity to BART: n/a 
Average Daily Traffic: 1 20,100 trips 
Visibility/Access:  High 
 
Recommended Use 

In addition to the Dublin/Pleasanton BART 
entrance, the BART site currently contains 
surface commuter parking and several small 
retail kiosks.  This site enjoys high visibility to both to auto traffic on 1-580 and Owens Drive and 
to commuter traffic generated by the BART station.  BART is an ideal site for additional retail 
space, to be developed in conjunction with retail and residential mixed-use development on the 
W.P. Carey site. Other potential uses include office space or a hotel serving business travelers. 
Commercial uses are preferred over residential, given the site’s proximity to I-580. 
 

2. W. P. Carey 
 
Size: 11 acres 
Frontage: Owens Drive and Willow Road 
Proximity to BART: .09 miles 
Average Daily Traffic:2 20,100 trips 
Visibility/Access:  High  
 
Recommended Use 
Located at the intersection of Owens Drive and 
Willow Road, the W.P. Carey site enjoys high 
visibility and easy access from I-580, Hacienda 
and the Dublin/Pleasanton BART station.  In 
addition, the site is among the largest and most 
regularly configured of the available opportunity sites.  W.P. Carey is therefore most appropriate 
for mixed-use retail and residential development.      
 
 
 
                                                      
1 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 
2 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 

Figure 2: W.P. Carey Site Location 

Figure 1: BART Site Location 
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3. BRE 
 
Size: 8.2 acres 
Frontage: Gibraltar Drive and Hacienda Drive 
Proximity to BART: .35 miles 
Average Daily Traffic: 1  16,300 trips 
Visibility/Access:  Medium  
 
Recommended Use 
The BRE site is located at the intersection of 
Gibraltar Drive and Hacienda Drive.  Although 
visible and accessible within the park, it is 
farther from the freeway and is exposed to 
fewer passing cars than other sites in the park.  
Strategic Economics recommends that BRE be developed as a residential use, perhaps in 
conjunction with a broader mixed-use development on other sites.  This site may also be an 
appropriate location for structured parking serving BART commuters and/or the retail component 
of the project. 
 

4. Roche 
 
Size: 12.1 acres  
Frontage: Gibraltar Drive, Hacienda Drive and 
Willow Road 
Proximity to BART: .35 miles 
Average Daily Traffic: 2  16,300 trips 
Visibility/Access:  Medium  
 
Recommended Use 
The Roche site is owned by Roche, a large 
pharmaceutical and healthcare company 
headquartered in Switzerland.  Given the size 
and global orientation of the firm, its long term 
development plans for this site are unclear.  If Roche were to sell this parcel to developers, its 
optimal use would be residential or additional office development.  It also has the potential to 
accommodate commuter or retail parking, although any parking at the location would require 
pedestrians to cross an additional street to reach retail or the BART station. 
 

                                                      
1 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 
2 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 

Figure 3: BRE Site Location 

Figure 4: Roche Site Location 
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Additional Opportunity Sites 

5. Mercedes 
 
Size: 3.2 acres; 1.2 acres  
Frontage: Owens Drive, Chabot Drive and I-
580 
Proximity to BART: .25 miles 
Average Daily Traffic: 1  20,100 trips 
Visibility/Access:  High 
 
Description 
The Mercedes site is located at the intersection 
of Owens Drive and Chabot Drive, with 
additional frontage on the Interstate 580.   The 
opportunity site is non-contiguous, with a 
Chevys restaurant located on the parcel between the two Mercedes sites; only the sites with the 
dealerships – which are relocating to Staples Ranch – might be considered for redevelopment.  
Although this site is highly visible, the size and configuration of the parcels would make any kind 
of mixed-use development difficult.  In order to maximize the likelihood of successful retail 
development on the W.P. Carey site, Strategic Economics recommends that this location be 
redeveloped as office, hotel or a retail use that does not compete with those being proposed for 
elsewhere in Hacienda.  
 

6. Oracle 
 
Size: 3.7 acres  
Frontage: Owens Drive, Oracle Lane and I-580 
Proximity to BART: .31 miles 
Average Daily Traffic: 2  16,000 trips 
Visibility/Access:  Medium 
 
Recommended Use   
The Oracle site is located on Owens Drive, with 
additional frontage on Oracle Lane and I-580.  
The site is currently occupied by Oracle 
Corporation, which currently plans on 
eventually occupying the entire site.  Any 
alternative development scenarios on the site would require outreach and potentially partnership 
with the company.  If some use other than the Oracle Campus Expansion were to be pursued, an 
agreement with Oracle can be reached, Strategic Economics recommends that this site be 

                                                      
1 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 
2 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 

Figure 6: Oracle Site Location 

Figure 5: Mercedes Site Location 
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developed as additional office or a hotel.  Retail development should be considered only if it does 
not compete with that located on the W.P. Carey and BART sites.  
 

7. Kaiser Site 1 and Kaiser Site 2 
 
Size: 15.7 acres (Kaiser Site 1); 18.6 acres 
(Kaiser Site 2) 
Frontage:  Owens Drive and Hacienda Drive 
Proximity to BART:  .24 miles 
Average Daily Traffic: 1  17,800 trips 
Visibility/Access:  Medium 
 
Recommended Use   
Kaiser Site 1 and Kaiser Site 2 are located on 
Owens Drive.  The sites are currently occupied 
by Kaiser Permanente, but have the potential to 
contribute to future projects around the BART 
station.  For example, consolidating surface parking would create new areas suitable for 
development.  As with the Oracle site, any development would require outreach and potentially 
partnership with the company.  If an agreement with Kaiser Permanente can be reached, and 
assuming only a portion of the existing sites are available for development, Strategic Economics 
recommends that these sites be considered for BART parking, or a pedestrian pathway connecting 
the BRE site to the W.P. Carey site and the BART station.  If the full sites become available for 
development, Strategic Economics would recommend a residential use on these sites, in addition 
to parking and an integrated pedestrian connection to the BRE site. 
 

Opportunity Sites Summary 
The W.P. Carey and BART sites are most appropriate for mixed use retail development.  The 
W.P. Carey site should contain half of the retail increment, and all of the housing associated with 
the development.  Given its adjacency to I-580, the BART site is not ideal for housing, and 
should contain a mix of retail and office or hotel development.  The BRE, Roche and Kaiser sites 
should be considered for additional residential development or parking serving BART commuters 
and the retail tenants.  The Mercedes and Oracle sites can be developed to include office, hotel or 
retail uses not in competition with those on the BART and W.P. Carey Sites.   
 
 
 
 

                                                      
1 City of Pleasanton Website: Traffic Counts Map. www.ci.pleasanton.ca.us/services/traffic/traffic-counts-
map.html. Accessed 11/19/2009. 
 

Figure 7: Kaiser Site 1 and 2 Locations 
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CASE STUDY LESSONS LEARNED 
In August of 2009, Strategic Economics, with the Steering Committee and Main Street Property 
Services, visited several mixed-use developments around Hacienda, including the Shops at Tralee 
Village, Avalon Dublin Station and the Shops at Waterford.  The purpose of this visit was to 
examine the factors that have led to mixed-use success in the area, and learn from the 
shortcomings of projects that have struggled to fill retail space.  The lessons learned from these 
case studies will be incorporated into the final recommendation for mixed-use retail in Hacienda. 

The Shops at Tralee Village 
The Shops at Tralee Village are part of a mixed use 
development including 35,000 square feet of 
commercial space and 233 residential units.  Tralee 
opened in 2008, and was significantly impacted by the 
collapse of the housing market and the broader 
economic downturn.  Although a few small shops and 
services have moved in, including Nothing Bundt 
Cakes, Extreme Pizza and Dublin Smiles, the 
commercial space at Tralee Village remain primarily 
vacant. 
 
The brokers who participated in the site visit cited 
several key factors contributing to the poor performance of the project, including: 
 

 Project timing.  The project opened during the current economic downturn. 
 Poor design of the retail component.  The retail space is not easily identifiable as retail 

– the stores are not delineated from one another and could easily be mistaken for offices. 
 Location and relationship to the street.  The location of the project is not appropriate 

for this kind of pedestrian-oriented development.  Tralee is next to a gas station, on a 
wide, auto-oriented street, which accommodates six lanes of traffic.  Although locating 
next to a highly-trafficked street is typically a retail advantage, the poor visibility of the 
Shops at Tralee puts tenants at a distinct disadvantage.   

 
In addition, brokers reported that the retail component was an afterthought to a primarily 
residential project, included to satisfy mixed-use requirements in the City of Dublin.   

Avalon Dublin Station 
Avalon Dublin Station is a mixed use development 
located just north of the Dublin/Pleasanton BART 
station.  The project includes 15,000 square feet of 
retail space, in addition to 305 residential units.  
Opened in 2007, the residential portion is 
completely leased, while the retail space remains 
vacant. 
 
Market timing and design issues were the main 
reasons cited for poor performance of the retail at 
Avalon Dublin Station.  Like Tralee, the project 
opened on the cusp of the current economic 
downturn.  Although the retail façade does illustrate clear delineation between storefronts, design 
issues include the single-sided nature of retail at Avalon Dublin Station and the project’s location 

Figure 9: Avalon Dublin Station Site Location 

Figure 8: Shops at Tralee Village Site Location 
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in relation to the BART Station.  Retail centers with two sides create a sense of enclosure and 
encourage shoppers to wander between businesses more easily.  In addition, the development is 
separated from the Dublin/Pleasanton BART station by a large, unfriendly parking lot, which 
discourages commuters from crossing the lot to visit Avalon Dublin Station.  Despite these 
challenges, the brokers who participated in the site visit believe this project has the potential to 
succeed in the long term, once the adjacent vacant lots are fully developed. 
 

The Shops at Waterford 
The Shops at Waterford contain 125,000 square 
feet of retail space and 390 residential units.  A 
hybrid of the horizontal and vertical mixed use 
development types, Waterford is anchored by a 
Safeway and a Wells Fargo, and includes some 
additional retail located on the ground floor of the 
adjacent residential building.  These ground floor 
shops and cafes create a natural segway between 
the retail and the residential component of the 
project, which consists of four five-story 
apartment buildings wrapped around a parking 
structure.    
 
Constructed in 1999, the Shops at Waterford currently have a 3 percent vacancy rate.  Brokers 
report that the success of this project is largely due to its location, at a busy intersection with 
heavy traffic and good visibility.  In addition, the retail format and design is similar to other 
projects in the area, and is well understood by developers, tenants and customers.  There are, 
however, some significant improvements to the design of this project over more traditional 
shopping centers.  The shops have different colors and facades, and are easily distinguishable 
from each other and as retail stores.  In addition, the placement of the retail and mixed-use 
buildings creates a two-sided retail environment, in which shoppers can easily cross between 
retail shops.  The parking lot included grassy medians and trees for shades, which also contribute 
to the pleasant pedestrian shopping environment. 
 

Summary of Case Study Lessons Learned 
 
Retail is a key component to successful mixed use development, and should be thoroughly 
integrated into the project vision.  Due to the prevalence of single-use projects in Dublin and 
Pleasanton, most developers specialize in either commercial or residential construction, and very 
few have experience with mixed-use projects.  In Tralee Village, for example, a primarily 
residential developer (Pinn Brothers) included a retail component with little regard for the design 
elements that contribute to retail success, such as access, visibility or easily identifiable retail 
space.  In order for a mixed-use project to thrive, it must be designed to promote both the 
commercial and residential components.  A developer or architect with mixed-use experience is 
most likely to implement this vision successfully. 
 
Horizontal mixed-use development may be a good fit for Pleasanton and Dublin.  Horizontal 
mixed-use projects involve many of the benefits of traditional mixed-use, including a pedestrian 
friendly environment, reduction in auto trips, and a built-in customer base for retail tenants, 
without many of the typical drawbacks, which include higher construction costs and moving 
outside the typical formula required by chain retailers.  In addition, horizontal mixed-use is 

Figure 10: Shops at Waterford Site 
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friendlier to single-use developers, who can partner with outside firms to bring in expertise on 
both the residential and retail components of the project.   
 
To best capture commuter spending, transit-oriented retail should be located between park 
and ride facilities and the transit station.  In the case of mixed-use development near transit, 
the retail component of the project should be oriented to draw commuters through shops and 
restaurants on their way to the train.  If possible, the retail center should be located between the 
transit station and the commuter parking lot, with a safe and clearly marked path to guide 
commuters and shoppers from parking to the retail and transit station.   
 
Good design is essential to the success of a mixed-use retail and residential development. 
In order to create a retail environment accessible to both residents and outside shoppers, mixed-
use retail must rely on strong design principles, such as the delineation of retail stores, highly 
visible signage, two-sided retail, and the use of landscaping and street trees to create a pedestrian-
friendly retail environment both in the parking lot and along the sidewalks.  Access and visibility 
are key components of retail success, and retail centers should be oriented to maximize visibility 
to nearby streets, intersections and transit stations. 

RECOMMENDED RETAIL FORMAT AND MANAGEMENT 
Incorporating findings from retailer interviews, case studies and the supply and demand analysis, 
this section illustrates the mixed-use retail format most likely to succeed in Hacienda.  As noted, 
factors such as location and physical design are critically important to the success of mixed-use 
projects.  These findings are summarized and incorporated in the Summary of Findings and 
Recommendations section on p61. 
 
Most retail in Pleasanton and Dublin consists of suburban-style neighborhood strip centers with a 
very local orientation, and community centers with larger stores that serve a regional market.  
Neighborhood strip centers range from 30,000 square feet (without an anchor) to 100,000 square 
feet when anchored by a grocery or drug store.  Community centers are larger - up to 250,000 
square feet - and have a greater trade area than neighborhood centers. Some community centers 
have grocery stores, while many focus on other retail formats, including big box stores selling 
discount goods in the categories of sports equipment, books, home improvement, apparel, or 
electronics.  Grocery stores, drug stores and big box discounters are known as “formula” retailers 
because they adhere to strict location and design formulas, which often dictate the layout and 
tenanting of large-format retail centers.  These centers have historically been successful because 
they follow the anchor store’s tried-and-true formula for success.  
 
As the public’s awareness of climate change and the impact of auto-oriented development 
continues to grow, however, so has interest in sustainable development, such as transit-oriented 
and mixed-use practices.  As consumers begin to seek out more pedestrian and transit-oriented 
retail options, traditional retailers are forced to rethink their historic formulas for success.   Craig 
Semmelmeyer of Main Street Property Services, reports that the recession is actually expediting 
the evolution of new forms of retail development.  The turnover caused by the economic 
downturn has created an opportunity for new retail formats which better reflect a more 
sustainable, compact shopping experience. 
 
The opportunity for a mixed-use, transit-oriented development in Hacienda is well-suited to a 
new type of retail format: the 45,000 – 65,000 square foot “Urban Village,” which features a 
series of small retail spaces anchored by a small grocer or pharmacy.   
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In Hacienda, this type of development would be located on the BART and W.P. Carey sites.  One 
half of the retail would be located on the BART site, with the station exit leading directly into the 
retail component.  The other half of the retail would be located on the W.P. Carey site, forming a 
double-sided retail configuration with the opposing development.  The development on the W.P. 
Carey site would include a vertical, horizontal or hybrid mixed-use residential component.   
 
It is likely that a mixed use development at Hacienda will be built on land owned by several 
different owners.  Therefore, every effort should be made to unify the design and construction of 
the project under a master architect and developer.  This will help to provide a higher degree of 
certainty for retail tenants and future residents, and ensure that development on different 
properties is designed, managed and tenanted as a single entity.  If the project cannot be unified 
under a master developer given the different ownerships, the City should employ design 
guidelines to ensure that retail on either side Owens Drive is coordinated and works together, and 
the developers/owners strongly encouraged to work together on a cooperative tenanting concept 
for both projects.  While this is a challenge from a development and management perspective, 
both projects would strongly benefit from a cooperative, rather than competitive, approach; 
hopefully, the developer/owners will understand that this is where their self-interest lies.   

RECOMMENDED RETAIL DESIGN 
It is key to this project that transit-user pedestrian traffic be routed through the retail plaza, 
in order to activate the public space and boost the customer base for shops and services.  One way 
to accomplish this would be to locate some commuter parking on an opportunity site on the far 
side of the retail plaza, or on an outer portion of the W.P. Carey site.  A safe and clearly directed 
path should lead between the parking and the Dublin/Pleasanton BART station, guiding 
commuters past shops and cafes on their way to and from the train.  In addition to providing a 
customer base for retail tenants, the presence of commuters will automatically “activate” the 
space, creating a more vibrant street scene regardless of retail spending.  In order to achieve the 
desired effect, it is not necessary to move all parking off of the BART site, but at least one major 
parking component should be relocated as described.  
 
Other critical design factors include: 
 

 The delineation of retail stores and visual distinction from other uses:  variations in 
the use of facades, awnings and setbacks should be used to ensure that each retail space is 
unique and easily identifiable as retail.   

 Frontage of retail onto the street: design of the retail space should maximize the street 
frontage of individual shops and restaurants, to improve both the pedestrian experience 
and retail visibility.  

 Highly visible signage and wayfinding: signage and wayfinding can also be used to 
improve access and visibility. 

 Two-sided retail streets: retail space should be located on both sides of Owens drive, in 
order to create a sense of enclosure and encourage shoppers to wander between 
businesses more easily.   

 Safe and visible pedestrian crossing of Owens Drive: Care should be taken to establish 
strong and safe pedestrian connections between retail on either side of Owens Drive, 
which widens to 10 lanes around the BART station.  Design improvements at the 
Owens/Willow crosswalk might include bulb-outs, raised or patterned crosswalks, a 
wider median or other techniques to narrow the street at this crossing.  In addition, a new 
mid-block crossing at Iron Horse Trail would provide further connectivity and capitalize 
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on existing plans to continue Iron Horse Trail as a pedestrian and bike path through 
Hacienda.    

 Retail proximity: Stores and restaurants should be located as close to one another as 
possible, unseparated by parking or unnecessary physical or visual obstacles.  

 Pedestrian-friendly landscaping:  landscaping and street trees can be used to create a 
pedestrian-friendly retail environment, encouraging shoppers to linger and take full 
advantage of public space. 

 Wide sidewalks:  sidewalks should be at least 15 feet wide to allow for the placement of 
street furniture and outdoor seating for restaurants and cafes. 

 The creation of “complete streets” leading to and incorporated with the retail 
development. Complete streets are designed to serve a range of users, including 
pedestrians, bikes, automobiles and people of all ages and abilities.  A complete streets 
program would improve access to retail stores and the BART station for a range of 
Hacienda employees and residents. 

 Flexible mixed-use development: mixed use requirements for the site should allow for 
vertical or horizontal mixed use development, providing that design and circulation 
principles are employed to connect adjacent uses.   
 

RECOMMENDED RETAIL TENANTING MIX 
The tenant mix below includes several recommendations to capture market support from 
Hacienda employees, BART commuters and trade area residents.  In determining these 
recommendations, Strategic Economics interviewed representatives from five small-to-mid-size 
grocers, a developer specializing in urban infill projects, and consulted extensively with Craig 
Semmelmeyer from Main Street Property Services, Inc.1 

Small Grocery/Take-out/Restaurant/Catering 
8,000 – 20,000 square feet 
A small grocery store with a significant prepared foods/catering component would be a strong 
candidate to anchor a mixed-use retail development in Hacienda.  Such a business would serve 
three primary market segments: park employees, local residents and commuters.  Hacienda 
employees would visit the store for breakfast or lunch, while residents and commuters might pick 
up dinner in the evenings.  All market segments would likely utilize the grocery portion of the 
store, as a resource to pick up fresh ingredients from day to day.  Hacienda is unlikely to attract a 
medium-format (35,000 – 45,000 square foot) grocer due to competition from nearby 
supermarkets, and a reluctance among grocers of this size to locate in newly constructed retail 
space.  The grocers interviewed for this study report a preference for “back-filling” old stores 
which have been left behind as larger grocers expand in size, often to 50,000 – 70,000 square foot 
locations.  These “abandoned” medium format grocery stores offer rents as low as 30 cents per 
square foot.  
 
This location is a good fit for a “small-basket” grocer – which relies on high sales margins from 
prepared, gourmet or specialty foods, rather than the low margins generated by weekly shopping 
trips to stock up on staples.  A store of this size would be unable to compete with large grocers 

                                                      
1 Strategic Economics also attempted to interview several pharmacy representatives, but received little 
response.  Craig Semmelmeyer reports that the retail category of high-end, specialty pharmacy is currently 
retracting in Northern California.  Elephant Pharmacy has closed, and Pharmaca has put expansion plans on 
hold indefinitely. Difficulties within the industry likely explain the reluctance of remaining pharmacies to 
speculate about future retail expansion. 



Retail Mixed Use Market Study Update | January 6, 2010 

  62 

for price or product variety, and therefore would need to focus on offering a full service grocery 
experience, including a butcher, deli, fishmonger etc. Catering would also be an important 
component of the grocery anchor tenant.  Similar markets report that 40 percent of their sales are 
generated by catering services, primarily to local businesses.  The Hacienda location, with nearly 
7 million square of office space, would provide a strong competitive advantage to the catering 
side of the business. 
 
One example of this grocery type is the Skyhawk Market in Santa Rosa.  In addition to a butcher, 
deli, bakery and produce department, the 10,000 square foot store includes a full-service kitchen 
with a wood-fired pizza oven.  Seating for 70 is provided within the store, with seating for an 
additional 90 customers in the plaza outside.  Skyhawk also has a liquor license, and offers beer 
and wine tastings at night and on the weekends.  The market is part of a mixed-use development 
which includes additional retail, office space and residential units.  It is also located next to 
Highway 12, which averages 35,000 vehicle trips per day.  The owner of Skyhawk Market reports 
that visibility and access were among the most important factors when selecting the current 
location.    

High-end Specialty Pharmacy 
3,500 – 10,000 square feet 
A pharmacy also has the capacity to serve as a co-anchor at this location, in conjunction with the 
small grocer.  A high-end pharmacy such as Pharmaca or the Medicine Shoppe would be a good 
fit for the income and education levels in the surrounding trade area.  These businesses, however, 
have been hit hard by the economic downturn and are not currently expanding.  It is difficult to 
predict when and where expansion will continue in the future.  Locating a specialty pharmacy in 
Hacienda, therefore, would require an extremely proactive tenanting strategy and is better suited 
for a later phase of the project.  Most major pharmacies, such as CVS or Walgreens require a 
larger retail space and potentially a drive-through window, which would not be a good fit for the 
transit-oriented nature of the site. 

Restaurants 
10,000 square feet 
Small cafes or quick-service restaurants would also be successful tenants for mixed-use retail in 
Hacienda.  A coffee shop or juice bar would have the potential to serve BART commuters, while 
lunch-oriented restaurants specializing in soups, sandwiches or ethnic cuisine could draw 
employees from the surrounding business park.  Care should be taken, however, to ensure that 
restaurant offerings do not compete with prepared foods served at the grocery anchor tenant.   

Specialty Retail 
5,000 – 10,000 square feet 
Small, nontraditional specialty retailers, such as a bicycle store, walking shoe store, travel book 
store, or an optical store would be a good fit for Hacienda.  These stores typically serve affluent 
and educated residential areas, and do not compete directly with larger, budget-oriented retailers 
that may not carry a full range of such specialized products.   

Services 
5,000 – 10,000 square feet 
Small service businesses such as hair or nail salons, day spas or a green dry cleaner would serve 
the daily needs of local residents and workers 
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FINDINGS 

Demographics and Psychographics 
With an average household income of $107,558, residents of the Primary Trade area are more 
affluent, more educated, and more likely to live in family households than their neighbors in the 
County of Alameda. These households are characterized as professional, dual income families 
with significant disposable income.   In addition, the population of the Primary Trade Area has 
been increasing faster than the surrounding City or County, a trend that is likely to continue in the 
next real estate cycle.   

Demand 
Current and future retail demand figures for Hacienda employees, residents of the park and the 
primary trade area, and BART commuters were estimated separately and aggregated into a total 
demand figure at the end of the section.  This figure included low-growth and high-growth 
scenarios.  The future residential growth scenarios only account for growth within Hacienda, and 
do not include potential growth in the Primary Trade Area. 
 
Total Demand Generated by Employees and Residents.  In total, residents in Hacienda and the 
Primary Trade Area and business park employees support 268,000 square feet of restaurants and 
retail space in and around the park.  The low growth scenario, which assumes the lowest build out 
of residential units in Hacienda and no new employment space, would support 311,000 square 
feet of retail.  In the high growth scenario, which assumes maximum Hacienda residential and 
employment build out, residents and employees would support 352,000 square feet of residential 
space. 

Demand Generated by Transit Users.  Retail space around the Dublin/Pleasanton BART is likely 
to enjoy additional support from the more than 7,000 commuters[1] who pass through the station 
each day.   Although Hacienda is a major employment destination, the station’s status as the last 
on the line draws residential commuters from neighborhoods not served by BART.  Although a 
buying power analysis could not be conducted to ascertain the potential retail demand generated 
by BART commuters,  past research suggests that BART traffic would generate additional 
support for at least one retail store around the Dublin/Pleasanton station. 

Supply 
 
Existing Retail Supply.  The market for local-serving strip and large format retail space serving 
Hacienda’s Primary Trade Area has withstood the general recent economic downturn better than 
many other areas, likely due to pent-up demand from the considerable household growth in 
greater Dublin since 2000. In particular, neighborhood retail centers anchored by supermarkets 
have maintained low vacancy rates, and recent community centers with contemporary formats 
and lifestyle amenities that create a shopping experience are performing strongly. The Shops at 
Waterford Place and Hacienda Crossings have rents over $3.00 triple net per square foot and 
vacancies of 3 percent or less.  Given the educational and income characteristics of Hacienda’s 
Primary Trade Area households, there are currently insufficient local opportunities for the types 

                                                      
[1] Sources: 2008 BART Station Profile Study, BART Marketing and Research Department, Corey, Canapary & Galanis Research; BART Fiscal Year Average Weekday Exits by 

Station; http://www.bart.gov/about/reports/index.aspx 

V. SUMMARY OF FINDINGS AND RECOMMENDATIONS 
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of enhanced shopping experiences and specialty goods that such households have come to prefer, 
even for daily and weekly needs shopping. 

 
Pipeline Supply of Retail.  The total retail pipeline in the vicinity of Hacienda’s Primary Trade 
Area is upwards of 800,000 square feet, including the Green at Park Place, a 305,000 square foot 
high-end lifestyle center, anchored by a Whole Foods grocery.  The extent and format of 
proposed development is in response to the major household growth in Dublin north of Hacienda, 
general growth in Dublin and Pleasanton, locational proximity to I-580 and the socioeconomic 
characteristics of area households.  While these projects, if developed, will capture some amount 
of Primary Trade Area spending, they are almost all in Dublin and will be less appealing to 
Pleasanton residents.   
 
Grocery & Pharmacy Supply.  Grocery and drug stores are potential anchors for mixed use retail 
in Hacienda, as they are common anchors for neighborhood retail centers, driving foot traffic, and 
because the net demand/supply analysis (summarized below) found unmet demand in these two 
categories. The full-service markets currently located near the PTA are conventional mid-range to 
high-mid range stores and the drugstores are mass market stores such as Walgreens.  Given the 
socioeconomic characteristics of the PTA’s households (affluent, educated families), there is a 
distinct lack of higher end grocery, household and personal soft goods and prepared food 
shopping opportunities in the area.  Even with the development of a Whole Foods in the Green at 
Park Place, there should still be unmet demand for gourmet grocery, deli food items and higher 
end personal and household soft goods from Pleasanton-side PTA residents who do not want to 
cross I-580, as well as office workers and transit users.  Although higher end natural concept 
stores like Whole Foods and Pharmaca are not expanding during the current recession, central 
Pleasanton/Dublin should be a very attractive market once the retail sector has recovered. 

 

Supply vs. Demand 
  
Net Demand. Demand for additional food away from home and general retail merchandise is 
negative, even under the future growth scenarios.[1]  Demand for food at home and medicine, 
however, is sufficient to support an additional full-service supermarket and a traditional 
drugstore, even without projected growth in Hacienda households.   
 
Net Demand Considerations.  The results of these analyses should be considered alongside of the 
demographic profile of households in Hacienda’s Primary Trade Area, the types of retail site 
opportunities in Hacienda, and the currently evolving nature of retail development.   The current 
range of restaurant types in Hacienda likely does not capture many of the higher end meals eaten 
out by PTA households, who go elsewhere for those types of dining experiences.  Similarly, 
Walmart does not serve all of the daily/weekly shopping needs of the affluent households in 
Hacienda’s Primary Trade Area.  And even though the demand/supply analysis shows support for 
a full-service grocery and conventional drugstore in Hacienda, it is unlikely that the sites 
available could attract such retailers.  More appropriate to mixed use retail in Hacienda are 
smaller stores, such as higher end groceries/delis, restaurants, and specialty retailers that diversify 
local offerings and meet the needs of busy, dual career families. 
 

                                                      
[1] Please note that the future growth scenarios do not project future growth in the PTA, only in Hacienda. 
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RECOMMENDATIONS 

Location 
The W.P. Carey and BART sites are most appropriate for mixed use retail development, given the 
opportunity to create a two-sided retail street, a higher level of traffic on Owens Drive than other 
roads in Hacienda and the immediate proximity to BART and transit users.  The W.P. Carey site 
should contain half of the retail increment, and all of the housing associated with the 
development, while the BART site should contain a mix of retail and office or hotel 
development.   The BRE and Roche sites could contain additional residential development or 
parking serving BART commuters and the retail tenants.  Like the BART site, Mercedes and 
Oracle are not ideal for residential development, and could more appropriately be developed to 
include office, hotel or retail uses not in competition with the mixed use retail on the BART and 
W.P. Carey Sites.   

Format 
The opportunity for a mixed-use, transit-oriented development in Hacienda is well-suited to a 
new type of retail format: the 45,000 – 65,000 square foot “Urban Village,” which features a 
series of small retail spaces anchored by a small specialty grocery/deli and/or pharmacy.  The 
residential component of the project could take the form of vertical, horizontal or a hybrid of 
mixed-use development. 

Layout and Design 
It is essential to this project that transit-user pedestrian traffic be routed past the retail plaza, in 
order to activate the public space and boost the customer base for shops and services.  One way to 
accomplish this would be to locate some commuter parking on an opportunity site on the far side 
of the retail plaza, or on an outer portion of the W.P. Carey site.  A safe and clearly directed path 
should lead between the parking and the Dublin/Pleasanton BART station, guiding commuters 
past shops and cafes on their way to and from the train.   
 
Other important design principles include: 
 

 The delineation of retail stores and visual distinction from other uses:  variations in 
the use of facades, awnings and setbacks should be used to ensure that each retail space is 
unique and easily identifiable as retail.   

 Frontage of retail onto the street: design of the retail space should maximize the street 
frontage of individual shops and restaurants, to improve both the pedestrian experience 
and retail visibility.  

 Highly visible signage and wayfinding: signage and wayfinding can also be used to 
improve access and visibility. 

 Two-sided retail streets: retail space should be located on both sides of Owens drive, in 
order to create a sense of enclosure and encourage shoppers to wander between 
businesses more easily.   

 Retail proximity: Stores and restaurants should be located as close to one another as 
possible, unseparated by parking or unnecessary physical or visual obstacles.  

 Pedestrian-friendly landscaping:  landscaping and street trees can be used to create a 
pedestrian-friendly retail environment, encouraging shoppers to linger and take full 
advantage of public space. 

 Wide sidewalks:  sidewalks should be at least 15 feet wide to allow for the placement of 
street furniture and outdoor seating for restaurants and cafes. 
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 Two-sided retail streets: retail space should be located on both sides of Owens drive, in 
order to create a sense of enclosure and encourage shoppers to wander between 
businesses more easily.   

 Safe and visible pedestrian crossing of Owens Drive: Care should be taken to establish 
strong and safe pedestrian connections between retail on either side of Owens Drive, 
which widens to 10 lanes around the BART station.  Design improvements at the 
Owens/Willow crosswalk might include bulb-outs, raised or patterned crosswalks, a 
wider median or other techniques to narrow the street at this crossing.  In addition, a new 
mid-block crossing at Iron Horse Trail would provide further connectivity and capitalize 
on existing plans to continue Iron Horse Trail as a pedestrian and bike path through 
Hacienda.    

 The creation of “complete streets” leading to and incorporated with the retail 
development. Complete streets are designed to serve a range of users, including 
pedestrians, bikes, automobiles and people of all ages and abilities.  A complete streets 
program would improve access to retail stores and the BART station for a range of 
Hacienda employees and residents. 

 Flexible mixed-use development: Mixed use requirements for the site should allow for 
vertical or horizontal mixed use development, providing that design and circulation 
principles are employed to connect adjacent uses.   

Tenanting 
Recommended tenants for this project include: 
 

 Small Grocer/Take-out/Restaurant/Catering (8,000 to 20,000 square feet)   
A small grocery store with a significant prepared foods/catering component would be a 
strong candidate to anchor a mixed-use retail development in Hacienda.   

 High-end Specialty Pharmacy (3,500 to 10,000 square feet) 
A pharmacy also has the capacity to serve as a co-anchor at this location, in conjunction 
with the small grocer.  These businesses, however, have been hit hard by the economic 
downturn and are not currently expanding.  Locating a specialty pharmacy in Hacienda, 
therefore, would require an extremely proactive tenanting strategy and is better suited for 
a later phase of the project.   

 Restaurants (10,000 square feet) 
Small cafes or quick-service restaurants would also be successful tenants for mixed-use 
retail in Hacienda.  Care should be taken, however, to ensure that restaurant offerings do 
not compete with prepared foods served at the grocery anchor tenant.   

 Specialty Retail (5,000 to 10,000 square feet) 
Small, nontraditional specialty retailers, such as a bicycle store, walking shoe store, travel 
book store, or an optical store would be a good fit for Hacienda.   

 Services (5,000 to 10,0000 square feet) 
Small service businesses such as hair or nail salons, day spas or a green dry cleaner 
would serve the daily needs of local residents and workers 

 

Management 
It is likely that a mixed use development at Hacienda will be built on land owned by two different 
owners.  Therefore, every effort should be made to unify the design and construction of the 
project under a master architect and developer.  This will help to provide a higher degree of 
certainty for retail tenants and future residents, and ensure that development on different 
properties is designed, managed and tenanted as a single entity.  If the project cannot be unified 
under a master developer given the different ownerships, the City should employ design 
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guidelines to ensure that retail on either side Owens Drive is coordinated and works together, and 
the developers/owners strongly encouraged to work together on a cooperative tenanting concept 
for both projects.  In order to create a vital center that feels like a real place, the enclosure and 
proximity of stores provided by a two-sided retail street is needed; at the same time, tenanting of 
the two projects should be coordinated to achieve the maximum synergy of retail tenants.  While 
this is a challenge from a development and management perspective, both projects would strongly 
benefit from a cooperative, rather than competitive, approach; hopefully, the developer/owners 
will understand that this is where their self-interest lies.   
























